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I.1TR0DUCTIQ1 


At the Annual General Meeting of the Bombay 
Branch of the Indian Institute of Public ikiminis trac- 
tion -held on the 28th February, 1959, It was 
suggested that the Branch should organise seminars 
on selected subjects and invite persons who could 
speak with authority on them, to participate. The .Exe- 
cutive Committee accordingly appointed a Sub-Committee 
consisting of Shri V.T.Defc@jia,ICS, Shri M.R.Yardi,ICS, 
and Shri M. G .P imp utkar , ICS , to suggest suitable subjects 
and work out a plan for the organisation of such 
seminars. The Sub-Committee recommended the following 
two subjects* 

(a) Present needs of urban housing with special 
reference to shortage of finance and materials 

and (b) Agricultural crop improvement and loan 
finance. 

It suggested that Government and non-Govern- 
ment agencies interested in the subject should be 
invited to participate in the seminar , and a Committee 
of three persons from amongst the representatives of 
the agencies should be formed to work out further 
details. 

2, The Executive Committee decided to organise 
a Seminar on "The Problems of Urban Housing” and 
appointed a Sub-Committee consisting of Shri Panjabi, 
ICS(Betd) , former Chief Secretary to Government" of * 
Bombay, as Chairman and Shri V.L.Gidwani,ICS, Shri 
B.P. Patel, ICS, Shri H.S.Bhatt, Shri A.B.Carnac and 
Shri H.S.Pardasani,lAS, as members. Shri C.H.Desai, 
Housing Commissioner, was later coopted by the Sub- 

Committee. ■ 

3 , ■ Various organisations including Government 

Departments , Statutory Bodies, Municipal Corporations 
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in the : 4 State , private associations and. individuals 
interested in the subject were re^ueste-d to particip- 
ate in the Seminar by submitting papers and deputing 
representatives. a list of prganisations and their 
representatives and the other invitees who. parti- 
cipated in the deliberations of the Seminar is given 
in Appendix A to this volume . 

4. In all twelve papers were received for 
the Seminar and circulated among the participants 
as background papers. These have been reproduced in 
Part II of this volume. 

5. The Seminar was held on the 6th and 7th 
September, 1959, at the Sachivalaya, Bombay, under ' 
the chairmanship of Shri ja-.L. P anjabi, ICS (hetd) . The 
Seminar was inaugurated by Shri Sri Prakash, Gove- 
rnor of Bombay. 

6. for purposes of discussion, the subject 
was divided into the following three sections. 

I - Financial aspects including he sources, 
taxation Policies, Incentives and 
Dis incentives 

II - Planning and administrative Coordination, 
Siting, Materials and designs 

III - Construction Agencies. 

After the inaugural session in the morning on 6th 
September Section I was taken up for discussion 
and was followed by Section II in the afternoon. 
Section HI was discussed in the morning on 7th 
September and was followed by a general session at 
which the Chairman summed up the conclusions reached 
by the Seminar, ^t his suggestion, & Committee consi- 
sting of Shri s.P. Patel, Shri V.L.Gidwani, Shri 
C.h.JJesai, Shri W.X.Mascarenhas and Shri N.S.Pardasani 
under the chairmanship of Shri iv.L. Panjabi was formed 
to draft a report of the Seminar. 



SUMM^X OF DISCUSS TOW;! 


bnCTION I « f inancial Aspects including hesources , 
taxation Policies^'Tncentlves and 
bisincent ives 

Initiating the discussion, Shri a. P. Patel 
stated that divergent §nd uncoordinated policies 

% '.Wf.-. 

pursued by the various taxing authorities - Central 
and State Governments and Municipal Corporations - 
were, to a large extent, responsible for the failure 
of housing construction to keep pace with the growth 
in urban population* by taxing actual figures of 
taxation levied in the bomb ay City, he showed how 
even on low income group housing, for which Government 
had recognised the need for a subsidy, the burden of 
taxat ion was heavy, ng a result , the return on invest- 
ment on such houses was too low and the rent which 
was charged xxxx beyond the rent-paying capacity of 
the class, he suggested that the municipal taxes in 
Bombay, which were levied on gross rental value should 

be calculated on the basis of net rental value, ^t 

the 

present, a section of population which was luciyto 
occupy old houses with low rents also paid less by 
way of municipal taxes and was thus subsidised by 
another section which had to pay much higher rents and 
proportionately higher taxes. He made a fervent plea 
to change the laws relating to taxation and in parti- 
cular to modify the relevant provisions of the bent 
Act to enable the Municipal authorities to correct 
the disparity, he agreed that it was necessary to devise 
a formula which would safeguard the revenues cf the 
Government and at the same time promote the housing 
activities. Personally he preferred house-building 
by the cooperative agencies as they extended material 

benefits to the occupants and made cultural and social 
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xxre possiDie. 

Shri V ♦ L. Gjdvani observed that due to the 
difference between ability to pay rents by the tenants 
and the cost of construction, a subsidy by Central 
and State Governments, and to some extent, by public 
bodies and private employers was an inescapable pro- 
position, if we were to provide houses for the poor add 
middle classes. If subsidy was%ot provided, the emplo- 
yees would demand higher wages or a house rent allow- 
ance. With reference to the question of coordination 
in taxation policies , he pointed out that Municipal 
taxation was at present based on the provisions of a 
State law, the Municipal Corporation act. He agreed that 
rateable value would not be an equitable basis for 
levying taxes, it was a good method when houses were of 
the same type and when the cost of KraxtxHEkxsaH 
material was not rising. Some other method of formula 
which- took into account floor area or cost of constru- 

fit 

ction, etc, would now have to be considered. This would 
involve readjustment of burdens. Unless the public' 
authorities could squarely face the fact that any re- 
organisation of tax arrangement would mean imposing 
a larger burden on the tenants who occupied old build- 
ings and unless they reconciled themselves to it inspite 
of the fact that it might prove to be unpopular, the 
Municipal authorities would have no way of changing 
the arrangment. 

Shri J . ^.Taraporevala pleaded the cause of the 
middle class people. &e showed how if big reservoir of 
money like Government, Municipalities, Life Insurance 
Corporation, etc. gave a loan of Bs. 12000/- on easy 
terms and a middle class person contributed Bs. 10000/- 
as his share, a decent house with two bedrooms could be 
constructed* I he latter could own it by paying monthly 
rental of not more than 3s. 100/- lor a period of about 



25 to 30 years, 'i'here was plenty of area in the suburbs 
where middle class housing colonies could be establi- 
shed. If houses were built in this manner for all the 
needy persons who were prepared to contribute a sum 
ranging from 8s. 5000/- to 8s. 10000/ - each towards the 
cost of construction, we could hope to have a stabi- 
lised midale class. 

Shri .u.K.Dradhan began by referring to a 
scheme recently instituted by Government by which middle 
income group persons were to be given loans up to about 
8s. 25000/ - at concessional rates of interest provided 
a part of the total cost of construction was shared 
by them, he observed that housing was a complex pro- 
blem in which conflicting considerations often arose. 

It was necessary to reconcile these conflicting inte- 
rests in the best possible manner, he thought it would 
be reasonable to expect a person to pay anything from 
5 to 20 per cent of his earnings by way of house rent. 

If this range was accepted, it appeared, on the basis 
of other calculations, that a certain amount of subsi- 
dy has to be provided for. The housing problem had 
been created by rapid industrialisation and all anci- 
llary activities associated with it. Industry, busi- 
ness, Government, etc. had attracted the rural people 
to urban areas. It, therefore, followed that they 
should bear ' some responsibility for housing these 
people. It was not possible for the employees to 
build houses for themselves on account of their low 
wages, nor was it possible for private builders to 
build these houses fjaxxitocsaixxx as there was not 
sufficient incentive in shape of adequate return. 

Dither Government or private employers should, there- 
fore, take the responsiblity of building houses. 
However, as it was not possible for the Government 



this connection, the employers must share it. Once they 
accepted the responsibility, certain difficulties would 
have to be faced for which cooperation of the Government 
Municipalities wauii.xksxs.xts and other authorities would 
have to be sought , 

Shri L.S.Dabholkar pointed out that the high 
cost of land and materials was the greatest difficulty 
to which has been added the various Onion, State and 
municipal taxes which were ever on increase and noted 
that the recommendation^ of the Shroff Committee that 
the Urban Immovable Property tax should be reduced in 
relation to the municipal tax in Bombay had not been 
carried into effect, -because high taxes, the property 
owners including the Cooperative Societies had often 
nothing left and had even to fork out from other sources 
to pay up the taxes. He referred to certain sections 
(specially 17, l?A, r?B and 1 ?C ) of the bent Act, 

Bombay, which did not protect the interests of the tena- 
nts and yet prevented individuals and cooperative socie- 
ties from constructing houses. These provisions, he urged, 
should be deleted from the Hent Ret. The Requisition 
Ordinance for subletting and abolition of tenure, which 
was then before the legislature in the form of a bill, 
would, according to him, create difficulties and prevent 
the property owners or cooperative societies from taking 
up the housing programmes. He also expressed dissatisfac- 
tion with the manner in which Town Planning was being 
conceived so as to have less houses and more open spaces. 
In connection with the responsibility of industrialists 
to build houses for their employees, he emphasised that 
additional responsibility of this kind should not be 
fixed on the industrialists of one State but should be 
taken up as an All-India- question. H e further pointed 
out that it was not possible for an industrialist to 


spend, his capital , which was raised for carrying on 
industry, on building houses. In case industrialists 
were required to invest money in houses , some relief 
in taxation would have to be given to them, de thought 
that as far as possible rent should not be subsidised 
as subsidies granted by Government or Public Corpora- 
tions were ultimately a burden on the public, if the 
principle of granting subsidy was extended to the 
industrial workers, it would be impossible for private 
industry to bear the burden. In the wages fixed for 
an industrial worker, he stated, rent , food, clothing, 
etc* were included and as such there was no case for 
industry to provide housing separately to their 
workers. 

Sfari V. Is varan mentioned two important 
points. i'he first point was that housing problem was 
not static but undergoing changes year after year 
because of the continuous influx of people from the 
rural to urban areas. It had, therefore , to be viewed 
from the broad aspect of the country as a whole, ^s 
the influx into cities was due partly to the intolera- 
ble conditions prevailing in the villages, the impro- 
vement of living conditions in rural areas was worth 
consideration* People should be discouraged from coming 
into the cities by adopting measures like dispersal 
of industries. If employers were compelled to provide 
housing to their workers , it would act as a disince- 
ntive to location of industries in the cities. It 
would thus ease the problem, his second point was in 
connection with the payment of subsidy. The amount 
which Government could pay as subsidy was necessarily 
limited. If the rate of subsidy was raised, only a : 
small section of the population would get the benefit. 
It was/desirable for Government to frame a policy 

■ 'll#* 



ntive to increase the number of houses was, therefore „ 
not practicable® It was necessary to look x-ish. to loan 
assistance where the scope is large , both from the State 
funds and from the funds available in open market. This 
programme again would not be very popular unless efforts 
were made to bring down the cost of a house appreciably. 

Shri H.S.Gjradkar opposed any increase in the 
rate cf return on private investment in urban housing 
on the ground that it would result in higher rent of 
houses which would be beyond the capacity of the common 
people to pay. he suggested that loans should be granted, 
directly to the persons who would be interested in 
occupying the houses and not to any intermediary agency 
and added that any proposal to amend! the Kent ect should 
be considered with due care and caution lest it affected 
adversely the interest of the tenants. 

Shri H.D.Mehrotra observed that it was necessary 
to reconstruct ouU building industry which had gone down 
for various reasons. If was not possible for Government 
to take up che job of building nouses for every one* 
Private investors would come forward to build houses if 
rent and other controls were withdrawn. They were very 
resourceful, -a-ny proposal for provision of incentives 
to industrialists underrated their capacities. h e opp- 
osed the suggestion that property taxes should be 
assessed on the net income basis on the ground that if 
net income basis was accepted, there would hardly be 
any income left which would be taxed, he denied that 
there was any case for reducing the annual letting 
value of houses. There were , in fact , he said, many 
cases in which the annual letting value was very small. 

If the rent control was withdrawn and the economic 
factors were left to determine the cost of. materials 
and buildings, the industrialists would build 



a number of buildings. If , somehow or other , they would 
not do it, industries would be located outside the 
cities and building activities started there. This 
would reduce the cost of houses. The influx of popu- 
lation in the cities would also be stopped, he referred 
to the need for small townships and for creating 
conditions in villages whereby good houses and employ- 
ment would be provided locally. 

Shri J .Y. Patel observed that if the employers 

were to bear the responsibility of providing houses to 
their employees, they would increase their profits to 
balance the loss which they would incur in that conne- 
ction. This would result in higher prices of commodi- 
ties and ultimately in reduced production. He also 
narrated the difficulties experienced by the employers 
in acquiring land, getting plans approved by proper 
authorities, securing building materials and getting 
subsidy and loans from government. 

Shri C.h.Pesai observed that hous ing had 
become a national problem and as such funds were 
provided for it in the national plans. Though the 
functs ought to have come according to the provisions 
in the plan, they were not paid in time to the constru- 
ction agencies which had, therefore, to face (difficu- 
lties. Secondly, the housing which had received a 
sjodsot status of a social welfare measure was not 
given priority which was given to production of other 
essentials like food. The result was that allotment 
made was inadequate. There was, therefore, a case for 
reappraisal of our economic planning. The State was 
not in a position to provide housing to all and sundry. 
But as it was necessary to build houses and find 
money for that purpose, he advanced certain proposi- 
tions as under* - . . ' 
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(a) Those , who have liquid money should provide 
houses for themselves. They may form themselves into 
cooperative societies or groups. Others should be ena- 
bled to get money on loan. #very employer in urban 
areas should provide housing to his employees in certain 
proportion. This policy has been accepted by Government 
also in providing for its essential personnel. It has, 
however , to be extended to the weaker classes who are 
not in a position to shout. 

(b) T'or house rent , 20 per cent was a fair propo- 
rtion of the wags' in urban areas. If it was accepted, 
the amount of subsidies would be reduced to a large 
extent. 

Cc) Resources for housing should be available from 
the provident fund accumulations, the life Insurance 
Corporation and the banks. The State could also mobilise 
savings from & its employees and others by advancing 
loans under low Income Group nousing Scheme. The house- 
building societies could also be allowed to build houses 
and sell them on hire-purchase basis to the people, on 
the condition that they should not earn more than a 
certain percentage on the capital invested. In this way 
as many agencies as possible should be brought into the 
field to solve the problem of housing. 

Shri V. Is varan drew attention to the fact that 
in Bombay State, Government was allocating more funds 
for housing than was provided for in the Plan, he also 
mentioned that moneys were being made available to the 
nousing hoard to acquire and prepare land for the hous- 
ing schemes in the Third Plan. 

Shri V.h.Gjdwani referred to the point made by 
Shri Is varan that it was not possible for Government to 
give a higher rate of subsidy because it would mean a 



present method of giving subsidy coula be so adjusted 
that instead of being a capital charge on the current 
year it could be spread over a longer period, viz. the 
life of the estate and that there could also be amorti- 
sation. In this way, a larger section would get thee 
benefit of the subsidy. 

Shri S. h . i.Sastr y highlighted the problem which 
tne Bombay dgnicipal Corporation had to face and mentioned 
the two suggestions which he made in his paper that a 
part of the cost of construction might be mobilised from 
the prospective tenants and that housing could be provided 
not only from the loan funds but also from the current 
revenues, he invited attention to some concessions allowed 
by the Bombay Municipal Corporation in assessing taxes. 

For the last two or three years, the municipal Corpora- 
tion had to some exjrent reduced its taxation in case of 
tenements whose rental was is . 100/ - or less. Special 
concessions were given to cooperative societies and in 
respect of the tenements of the housing hoard. In a number 
of cases, it had been found that though a tenement was 
actually let out at Hs.30/~ per month, the proper rent 
should have been about Hs.60/- on which the municipal 
taxes could be levied, however, as it was not possible 
for a landlord, under the provisions of the hent Act, 
to pass on the higher burden to the tenants, the taxes 
were not assessed on tie basis of hs. 60/- • I he landlord 
would, otherwise, be hit harder. In case of mmstxsM 
owner— occupied properties and cooperative societies, a 
reasonable rent of the premises was taken into consi- ■ 
deration for the purpose of taxes in spite of the fact 
that some of the" tenements of the cooperative societies 
were let out at a higher rent. 

Shri S.F. haveri supported the view contained y 
in the papers 'of Shri b.P. P atel and Shri O.h.uesii 
and adaed that the housing, problem had not been dealt 
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with by Government in a realistic. and practical manner. ■ 
The proposal of moving industries out of city was not 
practicable, as industries and population had grown to- 
gether, Instead of moving industries , it would be easier 
to construct houses in the suburbs where land was avail- 
able at cheaper rates. The land in the city which was 
very costly should be sold to the industrialists who 
could afford to pay, and the proceeds might be utilised 
for development -of- suitable lands in the suburbs, pre- 
ferably through an agency like the Improvement Trust. 
Regarding the problem of demolition of old nouses, he 
suggested that the tenants should be proviued with alter- 
native accommodation. The buildings should be rebuilt 
with extra accommodation. The old tenants then could be 
given their own accommodation at the old rents and the 
additional accommodation might be given to new tenants at 
higher new rents, he also narrated the difficulties 
experienced by the cooperative societies in connection 
with getting land and obtaining loans. 

Shri H.H. Dallas referred to the efforts made in 
earlier years by a few individuals who had constructed 
chawls which were now in delapidated conditions. Though 
the owners had since gone into liquidation, the buildings 
were still there, h© suggested that the housing hoard 
or Government should take over the maintenance of these 
buildings. This would obviate the need for construction 
of new hjuses to that extent. 

Shri b.P.katel replied to some of the points made 
by the previous speakers and said that institutional 
employers were in fact very keen on promoting housing 
activity for their employees, hut there was a limit 
to the amount of subsidy to be paid, specially when it 
was known that out of this subsidy, a large share was 
required for payment of taxes to various authorities. 

• TV 
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SECTION II i Planning and Au ministrat lve Coordi- 

RgMQftjL-Mt ig g , ~i'iate,M alT'anrt' design s 

Initiating the discussion, Shri n.m.Oarnac 
observed that in order to ensure proper coordination 
and planning of housing and allied activities, there 
should bo only one appropriate authority in any parti- 
cular urban area. The planning authority' s function 
would be to survey the entire area and then to plan the 
construction of houses demarcating commercial, indu- 
strial, residential and otter sectors. It would be 
necessary for the planning authority to get the coopera- 
tion of other bodies like the Port Trust , the Railways, 
and the Central and State Governments. Proper planning 
would also expedite the extension of civic services 
like drainage, street lights, water supply, etc. to 
different areas. 

. Shri C.h.besal observed that planning on a 
bcoader basis was necessary for achieving urban deve- 
lopment in ddsired directions. % industry was mainly 
responsible for attracting population to towns, it 
was necessary to plan location of industries and the 
growth of townships and cities after taking into 
consideration the needs of the particular regions. It 
was also necessary to make the best use of land which 
was scare©. This would involve Town and Country 
Planning making it mandatory on all concerned to 
limit their activities in a particular xa* mariner. 
Without it, all activities would suffer and there 
would not be any coordination. T'or the proper imple- . 
mentation of*this planning, there should be a suitable 
administrative machinery. A separate ministry for 
mousing and Town and Country Planning would be 
required. 


problem had to be viewed from two sid-es - the prevention 
of existing houses from collapsing and the construction 
of more houses. X'he need for statistical data based on 
proper invest if ation was acutely felt for planning the 
construction of houses, without such data, it would be 
difficult to say exactly how many tenements were needed, 
what localities would be preferred and to what extent 
the resources were available and whether they were fully 
utilised. He supported the case fcr a separate Ministry 
for nousing and referred to the , non- util is at ion 

of funds by the Homoay nousing Hoard. He thought that the 
cost of construction by bovexm-ent agencies was higher than 
that of private builder. 

Shri N. a. G andhi summarised the points made by 
him irl his paper regarding land, materials and designs. 

He pointed out that by use of ingenuity, technical 
Knowledge and integrated planning, it would be possible 
to increase convenience and comforts of the occupants 
ana at the same time effect reduction in cost by judicious 
use of land, by suitably designing the building and its 
materials, by investing better and cheaper substitute 
materials and making them available in plenty. He urged 
the need for a detailed ’’land use survey” and made several 
suggestions for reduction in cost of certain items in 
buildings like panne lied walls and doors and windows., He 
emphasised the need for privacy and sufficient space 
in the designs for housing. 

Shri H.J.Pubash summarised the points made by him 
in his paper. He pointed out that it would be possible to 
construct cheaper houses on a large scale by using pre- 
fabricated building components and materials and by intro- 
ducing standardisation in materials and designs.* n e made 


(1) Government or some agency snould conduct an 
architectural competition which is long overdue, it 
should be judged not just from the -Point of view of 
economy but also from the point of view of its detail/ 
which should lend itself to mass production and pre- 
f aorication. 

(2) Government should send abroad a team to 
study proauction and prefaurication techniques. 

^3) dousing should be treated as separate indu- 
stry as distinct from other industries . 

(4) It is necessary to put up semi-permanent 
factories in the heart of residential districts to turn 
out building components ana cater to the housing needs 
of the locality in its proximity. After a locality is 
fully developed the factories (which must themselves 

be of demountable parts) may be shifted to other loca- 
lities. 

(5) legislation must be passed to allow prefa- 
urication. 

§. hr L.^a aacaranhas- observed that the various 
problems relating to housing had been discussed at suffici- 
ent length and that what was needed was immediate and 
continuous action. In undertaxing a large programme of 
housing, it was necessary to aim primarily at utility , 
simplicity and cheap cost in construction. The minimum 
requirements of privacy and decent domestic life should 
also be ensured. Once the dimensions and specifications, 
he continued, were laid down, the cost of constructipn 
would have to be brought down by adopting methods of 
standardisation and construction on mass' scale. He agreed 
that industrialists ion should be asked to spend :m 
housing of their employees but only to the extent 
industry could bear such charges. In connection wit is 
the' availability of 's.paovTor -nonat^net j.on **£ houses 
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in bom oay, he referred to his suggestion made by him 
many years ago that a rail- cum- road bridge should be 
constructed across the lhana creek to connect the island 
with the main land anu it should be further extended to 
connect ihana town so as to have a circular railway 
system. It would then be possible to develop the whole 
east bank of the Thana creek in exactly the same way 
as the west bank had been developed, he endorsed the 
point; of view urged by Shri o.P.r'atel regarding the in- 
equity of the basis of municipal taxation in Bombay. 

Shri h.iv.daruwala pointed out that housing activity 

in western countries had been very large in recent years 

and urged that a similar positive approach should be 

adapted here. &e stated that the cost of tenements built 

by the Bombay bousing board could stand comparision with 

the cost of tenements built by private investors, in spite 

of the fact that, in some cases, essential services had 

to be provided oy the -ooara itself, be thought that if 

the bomb ay Municipal Corporation could give cooperation 

by quickly providing facilities regaruing sewage, water 

supply, Voau and street lights in the suburban areas, it 
* 

would be /possible for the builain 0 agencies to construct 

houses at a much faster rate, 

v 

Shfri V.L.dicl^an i clarified the points raised by the 
speakers regarding (a) municipal taxation and Cb) facilities 
and amenities provided by the Municipal corporation as under! 
(a) ‘I he basis of taxation had been embodied in the 

Municipal Corporation Act. oncer its provisions , taxation 

* 

was based on the general formula of rateable value which 
was fixed on the basis of the reasonable rent tne property 
was expected to fetch. 2 he Municipal Assessor 1 3 actions in 
this connection were not arbitraty decisions but were sub- 
ject to interpretation by judicial authority In many cases, 
the Municipal Corporation had to fix the tax after taking 



into consideration the actual facts in the area. If any 
change were to be made in this mat ter, it would be nece- 
ssary to review the entire taxation arrangements. 

(b) a very effort was being made to extend facili- 
ties to the newly developed area as early as possible , 
specially when i prior intimation was receipted, f here 
were, however, certain practical difficulties in some 
cases which caused delay. In many cases, suggestions 
made by the Municipal Corporation with a view to ensu- 
ring proper drainage were not receiving proper attention 
of tne construction authorities, he felt that coopera- 
tion between the various construction agencies and 
public authorities could k.»; easily overcome any 
difficulties. 

Shri h.V .Tahilramani observed that though 
ownership flats were the easiest way of providing 
houses by private efforts and of investing private 
money in housing, there was formal recognition given 
to them by municipal and other authorities. As a 
result , a very important source of finance for this 
programme was not being fully utilised, he urged that 
Government should recognise the usefulness of private 
builders and give them loans to put up houses. 

The Chairman remarked that there was at present 
a lacuna in the law in connection with the status of 
ownership flats, if that was removed, more persons would 
come up to build flats on owner snip basis and it 
would be possible to give loans for such construction 
and regulate the level of profits earned, by the builders 

SECTION III j Con st ruction Agencie s ■ V 

- In initiating the discussion, Shrj L.S . 
habholkar urged thkt cooperative societies were ^ 
the only agency which would me ally be in a position to 
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provide houses to all and, therfore , must be encouraged 
and stepped up. He welcomed the efforts made by certain 
institutional employers lixe the Sanx of India and the 
Hife Insurance Corporation to give loans at concessional 
rates of interest to their employees Put felt that there 
was always a sort of mental pressure on those who occupied 
such houses as to what would happen to their families if 
they left their employments. I he organisation of 

cooperative societies was the only satisfactory way. I he 
construction of ownership flats by private builders had 
led to lot of complications regarding title to property. 

He then referrdd to the difficulties experienced 
by the cooperative societies in the matter of getting 
registration and obtaining concessions in the municipal 
taxation, ae pointed out that these concessions were 
subject to such restrictions and strict legal interpreta- 
tion by the Bombay Municipal Corporation that no coopera- 
tive society had been able to get the intended benefit. 

He referred to the difficulties which the coop- 
erative societies had to face in getting adequate funds 
from Government as and when required. He suggested that 

loans should be given to them at a lower rate of interest 

also 

with a view to bring down the rents. HeZsuggested that 

the -Life Insurance Corporation should invest a part of its 

funds in cooperative societies. 

ne suggested amendments in the Hand Acquis i* 

tion A ct and the Kent Act to enable the cooperative 

societies to obtain land easily for housing purposes. 

He referred to the restrictions imposed by the 

He serve Hank of India to prevent Joint Stock Hanks from 

advancing loans to cooperative housing on the ground that 

as 

such advances would be 1 sticky 1 . He thought that atk long 
as the advances were safe, there should be no objection 
and therefore urged that these restrictions should be 
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he Chairman offered clarifications regarding 
some of the points raised by Bhri Rabholkar. 

Ca) Regarding difficulties in the matter of regi- 
stration, the Chairman said that as cooperative soci- 
eties were entitled to certain special concessions at 
the cost of tax-payers , it was the duty of the Regi- 
strar to make sure that these societies were bonafide 
ones . 

(b) Regarding the rates of interest charged to 
cooperative societies, the money rates having generally 
gone up, the cooperative societies should not mind 
paying what was the actual rate of interest on similar 
investment. 

(c) The Banns could not be expected to lock up 
their money by giving long term loans for construction 
of houses, Rowever, if the cooperative societies 
could build up sufficient credit for themselves and 
played their part well, the Banks might, within 
certain limits, provide finance against house securities. 

Shri d.B.iio re observed that the cooperative 
societies found the terms of the Bombay Cooperative 
Rousing Finance Society as exacting as the latter 
viewed the terms offered to it by Government. He 
mentioned the possibility of raising finance from the 
employees and stressed the need for better cooperation 
between employees and employers. 

Brof . G. H. Randal i a advocated the adoption of 
group housing scheme for private employees under which 
the prospective owners could themselves take part as 
builders , by contributing labour , after a short training 
Re thought that the rent of houses should not be more 
than ten per cent of the income of the persons occupying 
the houses and taxes on new buildings constructed 
with self-help should not be charged for a period of 
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Shri A..h.3rinivasan explained why the life Insurance 
Corporation was charging five per cent as rate of. interest 
on the loans given to the Central Cooperative housing 
Finance Societies. -tie said that the Corporation had! to 
look after the interest of policy-holders and as such 
its premiums from the policy-holders and the interest on 
loans advanced were based on the minimum net yield of 
three per cent. 

S hri G.C.Bave ja suggested that Government should 
also provide housing accommodation to its employees and 
set a good example to others so that it could call upon 
other employers and industrial establishments to provide 
housing for their employees. °-e referred to the restricted 
nature of advance given by Government to its employees 
for building houses. Gn one hand, it was the policy of 
Government to post government servants outside their home 
districts, and on the other, advances were given to them 
for fc.xh>-tgs building houses at the places of postings, 
he urged that advances should be given to government 
servants to build houses where they wished to settle after 
retirement. 

Shri c.h.Pradhan supported the point of view 
Shri have ja regarding the need for a larger construction 
programme for housing its employees by Government and 
quoted figures to show the size of the problem. 

Shri h. J .Shah invited attention to the existing 
departmental contract form which was out-of-date and had 
no bearing on modern requirements, he pleaded for modi- 
fication in the form with a view to avoiding delays, & 
corruption and heavier cost of construction, he complained 
that building materials were not easily available in market 
due partly to the unrealistic policies loll-^wed by the 
State Trading Corporation. > 





as described how a rapid constru- 
ction programme had been carried out some years back in 
Karachi and emphasised the need for rooting out corru- 
ption which had been eating into the vitals of society. 

For this purpose, he urged that controls should be 
removed. 

Shri af.X.Mascarenhas agreed with the point made 
by Shri Shah that the existing departmental agreement 
form under which powers regarding quantity of materials 
and yorksmanship were vested in Public ^ orks department 
Officers was very largely responsible for the high 
cost of construction and suggested that any dispute 
between the builder and Government or owner should be 
referred to arbitration. Regarding house-building by 
’Shramdan' , he stated that it would not succed in cities 
where land was limited and valuable and a number of 
flats had to be constructed in the same building. 

Shri C.h.Desai stated that though in initial 
dtages a change in the departmental contract form 
might lead to higher costs , there was a case for 

changing the form provided both the supervising authori- 

, and the construction authority , , ^ , , 

ty/trusted each other, be observed that allegation of 

corruption in this connection was a symptom of mounting 

corruption in society and suggested that the beads 

of departments should exercise greater authority 

and vigilance. 

The Chairman , concluding the discussion, congra- 
tulated the bomb ay branch of the Indian Institute of 
Public Administration for having organised the Seminar. 

To focus attention on the subject, he suggested that 
a Committee consisting of Shri B . P . P ate 1 , Shri V.L.Gidwani, 
Shri C.h.Des ai. S hri w.X-.Mascarenhas , Shri N.S.Pardasani 
and himself should W formed to draft a report in the 
light of discussion and conclusions reached, The/C -iwai- 
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Committee should endeavour to send copies of the report 
to the Government of India, all State Governments , 
Municipal authorities, etc . to invite attention to the 
recommendations of the Seminar. Ue thanked all the 
participants for their cooperation. &e hoped that their 
efforts would contribute to lightening of difficulties 
of the urban dwellers and would have some influence 
on Government and other autnorities for taking active 
interest in the problem. 

Sfari L.S.babholkar thanked the Chairman and 
the Bombay branch of the Indian -institute of Public 
administration for having organised the Seminar on an 
important subject. 

Shri H.S.Parda sani, Honorary Secretary of the 
Bombay branch of the Indian Institute of Public Admi- 
nistration, thanked all the participants for making 
the Seminar a success and expressed gratitude to the 
Chairman for having taken considerable trouble to 
conduct and guide the deliberations of the Seminar. 

C QNChUSIQNS ii NG hkC QM M&NnAS 10H S 
The Seminar was called to consider how 

$ 

the shortage of housing in the urban areas could be 

f ood 

as quickly as possible. In the absence of reliable 
data pertaining to areas other than Bombay State, the 
Seminar confined its recommendations to t Bombay 
State only. It hoped that the problem in other States 
would be tackled on similar lines. 

2. The Seminar felt that the shortage of housing 

in urban areas was acute and the situation would grow 
worse if not tackled on emergency lines. In the absence 
of proper housing, living conditions were deteriora- 
ting, bringing in their train evil- effects not only 
on the health but also on the morals of the people. 



The shortage in urban housing should, therefore, be 
good as quickly as possible. The Government and the 
public should give this a high priority next only to 
food. 

The Seminar considered the various aspects 
of the problem of urban housing under the following 
three heads. 

I - Financial Aspects including Resources, 
Taxation Policies, Incentives and 
disincentives. 

II - Planning and Administrative Coordina- 
tion, Siting, Materials and designs. 

Ill - Construction Agencies. 

I * F inancial Aspects including feesouroes . 

T axat io n P olicie s , Incentives and 

Ms Incentives 

Regarding the provision of financial 
resources and the grant of adequate incentives to those 
who are expected to build houses and keep them in good 
repair, the following recommendations were made. 

A. h&samc&a 

i) In view of the acute shortage of houses in 
urban areas, there should be larger provision of funds 
for housing in the Third Plan. 

ii) Government, local Authorities and Public 
Corporations should accept responsibility for housing 
their employees according to a definite programme spread 
over a period of about ten years. 

ill) The large-scale employers should undertake 
responsibility of housing their low-paid employees at a 
reasonable rent in relation to their wages. The excess 
cost to the employers should be considered as a necessary 
supplement to the wages. ' : V 
iv) The houses built by Governments, the Corpo- 
nations and employers may be sold on hire-purchase basijf 
to the occupam» s^-i^v.ahi.y tt£»o.g a medium of -Mousing 


v) Amounts accumulated in the provident funds 
of the employees should be made available for constru- 
cting houses for the employees. 

vi) The life Insurance Corporation should give 
substantial help to housing by giving loans to coopera- 
tive - r housing societies. 

vli) I he Central and State Governments should 
continue, ana extend as far as possible, the scheme 
of granting subsidies and loans for housing industrial 
workers and low income group employees. 

viii) The establishment of nouse Building Societies 
should be encouraged by Government. 

ix) Persons in need of houses should be encouraged 
either directly or through cooperative societies to 
come out with their savings to provide a part of 
capital cost, the balance being given to them as 
loans to be returned with interest over a stated period. 

x) Concrete schemes suited to the financial 
resources of different sections of the people should 
be worked out in advance and popularised among them. 

B. Incentive s 

i) There is a wide gap today between the 
rent-paying capacity of the large body of people in 
towns and the economic return on the cost of construction, 
hvery effort should, therefore, first be made to build 
modest houses which are within the means of the class - 
of the people for whom they are intended. The capital 
cost of a house should bear a reasonable proportion 
to the income of the persons concerned as the rent- 
paying capacity is generally related to income. It 
is, however, necessary that certain minimum standards 
of decency ana health are also obsprwd. 

ii) The need for subsidising the construction 





group people is obvious and has already been recognised 
!he present policy of loans and subsidies should, 
therefore, continue and be extended in accordance 
with the resources available . The responsibility of 
Governments, central and citato, would have to be shared 
by other bodies like Municipal Corporations and indu- 
strial employers. 


iii) The grant of subsidy can be legitimately 
claimed only for the weaker sections of the society. 
The rest will have to reconcile themselves to paying 
large proportion of their income, say, 15 to 20 per 
cent, by way of rent. Unless this is accepted, housing 
will not be an economic proposition and x;*v no large- 
scale construction of houses can be reasonably under- 
taken by any agency - private, cooperative or other- 
wise. There is also a limit to which Government can 


subsidise the construction of houses 


iv) It is noticed that the system of taxation 
Central, State and uocal - is such that the total 


burden on new houses, even ; when they are intended 
for low income group persons, is intolerably 

high and in some cities like Bombay exceeds even the 

* 

total rent-paying capacity of the class of people 
concerned. This defeats the Government policy of 
encouraging housing by means of subsidies to keep 
down the rents. The situation has arisen due to 
lack of coordination among the taxing authorities. 
The basis of taxation should be nejr income rather 
than the gross income inclusive of the different 
taxes, the cumulative effect of which is very consi- 
derable. This question should be examined in detail 
and brought tojihe notice of the authorities con- 


cerned. 


9 * « 


v) regarding the taxation by local authority, 
there are certain anomalies due to tie calculation of 
the Municipal tax on the basis of gross rental value 
as in Bombay, and the operation of the bent a ct which 
has frozen the rents of old houses, ^s a result, the 
tenants of the new houses, who are already at a dis- 
advantage as they have to pay much higher rents, are also 
required to pay proportionately more by way of municipal 
taxation which has , therefore, been acting as a disince- 
ntive to the building of new houses. Municipal taxation 
should be rationalised by basing the property tax on the 
net rent and not on the gross rental value . In order to 
encourage housing, the rateable value as the basis of 
municipal tax should be calculated after deducting from 
the gross rent the statutory taxes to be paid to the 
Central and the State Governments and the Municipal 
authorities. Box this purpose , legislation, if necessary, 

should be undertaken. i ; he loss in municipal revenue may 
made 

be/good by imposing a suitable increase in. rental value 
of frozen rents under the protection of the bent Act, 
making tenants liable for the increased taxes to the 
municipal authorities without increasing the rent to be 
paid to the landlords. 

vi) It is necessary to provide certain measure of 
relief in Central taxation so as to enable investment 

in housing to obtain returns similar to those avail- 
able to investment in small-savings. In particular, 
in the case of new houses carrying rent up to Rs.100/- 
per month occupied by low income group families, tbas 
income accrued therefrom should be exempted from Central 
taxes for a period of ten years. The State Government 
and bocal Authority should give a rebate of 50 per cent 
of the general tax and the urban immovable property 
tax for a period of ten years. In the case of new 


residential buildings, non- agricultural assessment on 
land should not be levied at least for the first period 


of five years after the completion of the buildings. 

Certain restrictive %.l provisions in the bent -act 

should be suitably modified so as to ensure that private 

housing accommodation is not exploited by tenants. 

housing 

vii) Individuals, Cooperative/Societies, and 
nousing Institutions should be helped to obtain loans 
speedily at reasonable rates of interest on easy terms. 

‘I his can be done by the Government guaranteeing the loans 
to the Cooperative nousing Societies. 

viii) Government snould take steps to enable those 
who intend to build residential accommodation to secure 
requisitioned land for the purpose in developed sites 
at reasonable prices and within reasonable time . 


II : Plaaain R_and._M m.in.iat ratiye^C^or^ina- 
nation, Sit ing, ^ate±fcals and Designs 

'I he following suggestions -end recomme- 
ndations were made, 

i) I he influx of population in the overcrowded 
cities should be diverted by planning tte location of 
industries in new areas where surplus labour is avail- 
able. Coordination between various agencies - Central 
ana State Governments, the Municipal Authorities, the 
large-scale employers, the financing Agencies and the 
Housing Cooperatives - is necessary in order to secure 

a speedy and effective action for this purpose. There 

% 

should, therefore, be at the Centre and in each State 
a separate Ministry of Town and Country Planning, 
housing and local Government to secure integrated action 
in providing good housing, diffusion of industries, 
provision of civior amenities to new areas and their 
proper development, legislative and administrative 
measures should be taken to 


(a) control location of industries with a view 
to secure their dispersal, and 

(b) provide for subsidy and acquisition of 
land on compensation calculated on the basis of exist- 
ing value of land as opposed to its potential use. 

ii) faster plans must be prepared by every local 
authority within a period of five years on the basis 

of modern town planning demarcating zones for various 
land used including various amenities and open spaces, 
oreen belts must be provided to prevent indiscriminate 
expansion of the town limits ana its population^. 

iii) The technical questions connected with quicker 
and cheaper production of building materials including 
the extension of the principle of p re fabric at ion should 

be under the constant scrutiny of a standing body of 
building agencies whose advice should be made available 
to the constructing authorities from time to time. 


111 * E Qnst.ruc.tiQn A genc ie s 
The Seminar considered that encouragement of 
Cooperative housing Societies by Government and the 
Municipal bodies would yield the best results, particu- 
larly in the housing of lower income groups. It would 
encourage not only self-reliance but also the building 
of a community life in urban areas where the bonds holding 


people together were so loose. It would further encourage 
the habit of thrift , because people would like to save 


money and phy for their own houses in easy instalments. 
1 he re was, therefore, a strong case for a high priority 
being given to Cooperative housing Societies in the 
matter of providing finance, land, building materials, 
relief in taxation and grant of subsidies. The Seminar 
made the following specific suggestions for the 


purpose, 
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l) financial resources should he maae available 
to Cooperative Societies at cheap rates ct interest on 
a long term basis* The Societies can give the necessary 
security because at least thirty per cent of the cost of 
land and building is contributed by the members . The 
Central and State Governments , the Life Insurance 
Corporation and other investing agencies could help in 
this matter. 

ii) Suitable land should be made available to the 
societies. They cannot compete in an open t c hxt auction. 
Suitable vacant lands of municipalities or of Government 
should first be offered to them, -a provision for compulsory 
acquisition of land 5; already exists and is being used 
for the needs of societies, but the general feeling is 
that the acquisition proceedings take too long a time 
and severely tax the patience and enthusiasm of the small | 
man who has put his life-savings in the society. The acqui- 
sition proceedings should, therefore, be speeded up. 

iii) building materials tend to go up in prices 
and some have been scarce . Cooperative Societies should 
be given an / adequate quota of controlled materials 
to ehable them to carry out their building programme as 
quickly as possible* 

iv) Some relief in the matter of municipal 
taxation is also necessary in order to give an incentive 
to the societies. Lower rates of house-taxes may be 
fixed for the initial period of five years and this will 
actually lead to a spurt in house-building activities 
and in course of time add to the income of the munici- 
pal bodies. 

v) Subsidies for housing of low income groups 
should continue to be given by the Government as is 
be int, done at present in the case of housing for 
industrial workers. The cost of construction has gone 
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up so high that it is difficult for the working and 
the lower middle classes to construct houses on which 
instalments have to be- paid from their meagre incomes. 

vi) In order to ensure that the Cooperative 
Societies are not exploited by undesirable elements, 
it is necessary to provide for guidance and supervision 
of the societies. Recently there has been a tendency 
in Bombay to put up ownership flats constructed by 
private enterprise which are later converted into 
cooperative societies, before cooperative societies 
are formed or sanctioned, the Cooperative Department 
should assure itself that there is no exploitation 
by private enterprise. 
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